
M AS T E R  P L AN

THE VILLAGE



LAND USE SUMMARY

• 27.47 acres total, 9.7 acres of open space

• C-2, R-1-11, & R-1-22 zones

• 63,250 square feet of commercial space 

• 131 townhomes, 25 cottages homes

• 6 phases

• Sensitive lands
• Slopes 25% and greater



MASTER PLAN REQUIREMENTS

• General feasibility

• Water rights

• Held in escrow by the City before the master plan 
agreement is recorded

• Roads/traffic circulation

• Sensitive lands protection

• Open space









MOTION ITEMS FROM 5-4-2021

• Traffic study

• Sensitive lands

• Site visit for River Road entrance

• Water rights requirement

• Fire District alley width concerns

• Fire District 150 fire access and fire sprinklers

• Mitigating impacts on neighbors
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ESTIMATED WATER RIGHTS

• Water rights must be submitted to the City before 

the master plan agreement is signed

• 192.16 acre feet Water Board recommendation

• New estimation 179.81 acre feet

• Water Board will review the new estimation on June 
7th
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MITIGATING IMPACTS ON NEIGHBORS

• Master Plan General feasibility

• Water rights

• Held in escrow by the City before the master plan agreement is 

recorded

• Roads/traffic circulation

• Sensitive lands protection

• Open space

• Each phase will need preliminary and final approval 

and a conditional use permit

• Details for mitigation would be reviewed during the 
approval process



















5/4 CITY COUNCIL RECOMMENDED 
DISCUSSION ITEMS

• Further study was needed to determine the feasibility of the 
traffic study for the application including not having 
factored in already approved developments, insufficient 
data collection to be statistically valid, and clarifying the 
adjustment for the pandemic.

• Sensitive lands including the impact of the northern most 
road and possible retention walls.

• Specifics provided regarding how the north access road 
would impact sensitive areas.

• The north access road including a lack of specifics 
regarding the impact on River Road traffic.

• A site visit to examine the north access road and its impact 
on Memorial Hill.



5/4 CITY COUNCIL RECOMMENDED 
DISCUSSION ITEMS

• Clarify the water requirements including a different plan 
having been presented to the Water Advisory Board, which 
had a different housing configuration and did not have the 
pool, and the packet provided to the City Council 
mentioning a canal.

• Clarify the alley widths and accesses for height with the 
developer and the Wasatch County Fire District.

• Clarification of the sprinkler exemption, access to units one 
through twelve, and if sprinklers were not possible then a 
plan mitigating the 150-foot fire access requirement.

• Staff would work with the City Council on options for 
mitigating the feedback received or it they had additional 
questions.



WATER BOARD RECOMMENDATION

• The Water Advisory Board as approved an 

estimated 192.16 acre-feet (this was calculated 
before the removal of some residential and the 

addition of the Midway Swim & Racquet Club) will 
need to be held by the City in escrow before the 
master plan can be recorded. 

• The required water will be tendered to the City, per phase, 
before the recording of each plat.



DISCUSSION ITEMS

• Roads and traffic circulation

• 3rd access added to River Road

• Public roads except for phase 6

• Traffic study

• Possible off-site improvements

• Alley access

• Snow removal

• Trash removal



DISCUSSION ITEMS

• Main Street improvements

• Public Participation Meeting

• March 4, 2021

• Trails

• Architectural Theme

• Parking

• Residential complies with requirements

• Commercial, depending on the use, can meet the 
requirements



DISCUSSION ITEMS

• Density

• C-2 zone 

• 13.29 acres

• 131 units

• R-1-11

• 5.77 acres

• 17 units

• R-1-22

• 7.64 acres

• 8 units





DISCUSSION ITEMS

• Required commercial square feet

• Commercial includes 3 floors

• 63,250 square feet (20%)

• Residential includes all the square feet in the structure

• 252,998 square feet (80%)

• To assure that the commercial square feet requirement is 
met, staff is proposing that approvals of phases 4 and 5 
(which are fully residential) are not approved for preliminary 
approval until the commercial structures are built.





DISCUSSION ITEMS

• Phases 3, 4, and 5 cannot be recorded until the correct 
ratio of commercial has been built to allow for the 
residential to be approved.

• Setbacks

• Height of structures

• Transient Rental Overlay Zone (TROD)

• All phases are required to be part of one Property 
Owners Association (POA)

• Water table

• Ability to build basements and lower-level parking



POSSIBLE FINDINGS

• The proposal will benefit the City financially by creating a greater 
tax base.

• The proposal may help the City better comply with State 
requirements regarding the ability to collect resort tax depending 
on the number of units that are rented on a short-term basis. 

• The developer has provided a parking stall plan that complies 
with residential code requirements.

• The proposal does appear to comply with the requirement of 20% 
commercial square feet of the mixed-use portion of the plan. 

• Groundwater must be addressed to assure the below grade 
parking areas and basements are feasible. 



VISUAL AND ARCHITECTURAL 
COMMITTEE RECOMMENDATION:

The Visual and Architectural Committee (VAC) has 

reviewed the conceptual architectural renderings for 
this project and has recommended general concept 

approval. All commercial and mixed-use residential 
buildings will be reviewed in detail by the VAC during 
the preliminary approval for each phase and before 

building permits are issued for any structures. 



PLANNING COMMISSION 
RECOMMENDATION:

Motion: Commissioner Wardle: I make a motion that we recommend 

that we approve the master plan for The Village. The proposed plan is a 

mixed-use development and a planned unit development. The proposal 

includes 63,250 square feet of commercial space in multiple buildings, 

131 townhomes, 25 cottage homes, park, trails, clubhouse, and pool to 
be developed in six phases. The master plan is on 27.47 acres and 

contains 9.7 acres of open space. The property located at 541 East Main 

is in the C-2, R-1-11, and R-1-22 zones. We accept staff findings and 

conditions in the staff report. Along with adding the conditions that we 

continue with the water table study and traffic study and the UDOT 
street light at River Road and Main Street. 

Seconded: Commissioner Ream

Vice Chairman Bouwhuis: Any discussion on the motion?

Vice Chairman Bouwhuis: All in favor.

Ayes: Commissioners: Wardle, Cliften, Ream, and Garland 
Nays: Bouwhuis, Simons

Motion: Passed



PROPOSED CONDITIONS

1. Open space is dedicated as part of phase 3 to comply 

with PUD open space requirements. 

2. Piezometers are installed in multiple areas of the 

development to monitor water levels over the next few 

years, especially in the areas of phases 2-6. The 

piezometers will provide information regarding the 

water table over multiple years. This will give 

information regarding the ability to develop future 

phases. If the water table is a problem for some 

phases, then the master plan will need to be amended 

to continue to comply with code requirements. 

3. The timing of required off-site improvements are 

established and included in the master plan 

agreement.



Daniel Luster 3/4/21

The Village
Concepts and Vision



Plan Overview

Vision
• Historic architecture
• Focus on walkability
• HOA managed gardens/yards

• Most parking is underground/garaged
• Commercial primarily restaurants, arts, and health

Numbers
• 140 residential buildings (40 dual occupancy)

• 20% commercial (required)
• Public streets in commercial zone

• Private streets in residential zone

Demographics

• $550k-$1M price range
• 1,800-4,000 sq ft

• 4-car garage per unit
• 50% 2nd homes
• Nightly rentable section near main

• Light commercial on first floor near main
• High-end double-lots for “mansion house”

• Low-end family on1st floor, renting 2nd

Amenities

• Walkable, connection to Memorial Hill (TBD)
• Swim/racket club, Midway residents can join (TBD)

• Restaurants, galleries (TBD)
• ~10 acres of open space





Vision/Precedents:   Residential Design

• Historic forms, 
rooflines, chimneys

• Quality materials, 
stone/plaster

• Walkable/bike-able
• “Smart growth” infill, 

not sprawl



Vision/Precedents:   Residential Design

• Gardens in front, cars 
in garage

• Clustering units in two 
to three buildings for 

scale



Vision/Precedents:   Residential Design



Vision/Precedents:   Residential Design



Vision/Precedents:  Mixed Use Transitional

• Two-table restaurant 
(near main)

• Live/work (flexible)



Vision/Precedents:  Mixed Use Transitional



Residential Rendering:   Streetscape
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Residential Rendering:   Streetscape





Vision/Precedents:  Commercial

• Rural Luxury
• Consistent with 

early stone 
buildings
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